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D E V E L O P M E N T  O B J E C T I V E S
The proposed project is an office building addition to a listed  
Seattle Landmark, including below grade parking. The basic program  
is as follows:

• 65,000 sf of office area

• 12,000 sf of ground floor retail

• 5 Stories of total height, plus a 1 story basement

• 34 parking stalls

P R O J E C T  G O A L S
Preserve the character defining aspects of the landmark  
Kelly-Springfield Building   

• Restore the primary 11th Avenue facade.

• Preserve elements of the interior and side walls in order  
to convey the character of the original building as a whole. 

Strengthen the character of the Pike/Pine neighborhood

• Incorporate materials and architectural elements that strengthen 
the area’s auto-row vernacular.

• Enhance the block’s sidewalk experience. 

Bolster the daytime vitality of the area

• Introduce a mix of daytime uses that support existing 
neighborhood businesses.

• Create retail and office spaces that are adaptable to various 
tenant types, including businesses already in the area.

P R O J E C T  I N F O R M A T I O N
ADDRESS: 1525 11TH AVE 

DPD PROJECT #: 3023226

ZONE: NC3P-65, PIKE/PINE CONSERVATION OVERLAY

SITE

11TH AVE

PINE ST
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S U R R O U N D I N G  U S E S  A N D  T R A N S P O R TA T I O N
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V I C I N I T Y  A X O N O M E T R I C

G R O U N D  F L O O R  U S E S
Most properties south of Pine Street and surrounding  
the site feature continuous or near continuous ground 
floor retail spaces, largely occupied by restaurant or 
nightlife uses. 

U P P E R  L E V E L  U S E S
New buildings in the area have been almost exclusively 
residential on the upper levels, but many of the older 
buildings feature office space above retail. Several new 
buildings in the vicinity, like the Sunset Electric Building 
have preserved character facades under the  
Pike/Pine zoning overlay.

C A L  A N D E R S O N  P A R K
Cal Anderson Park defines the north edge of Pine Street 
near the site. The park is most active in the summer 
months, when crowds gather on the lawn. Views of the 
park will be a consideration for this project.

SITE

N
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LAND USE CODE SECTION REQUIREMENT COMMENTS

SITE LOCATION KCAO Parcel # 6003500420
1525 11th Avenue, Seattle, WA

SITE ZONING
OVERLAY ZONING

Zone: NC3P-65

Overlays: Pike/Pine Urban Village, Pike/Pine Conservation Overlay, Pike/Pine Conservation Overlay Conservation Core, Pedestrian 
Area

STREET CLASSIFICATION 1th Avenue is a Principal Pedestrian Street and is subject to the 10th And 11th Avenue Streetscape Concept Plan

SITE AREA 20,165 SF

23.47A.008 / 23.73.008 STREET LEVEL 
USES 

No blank facade segments over 20’

60% transparency on street-facing facades

Min 30’ and average 15’ depth for non-residential uses

Min ground level floor to floor height of 13’

80% of width must be approved ground floor uses

Complies - The proposed design includes no blank facade sections over 20’ in width

Complies - Transparency exceeds 60%

Complies - Non-residential uses exceed an average of 30’ deep and are never less than 15’ deep, with a very small exception for the 
coffee kiosk

Complies - Ground floor height is in excess of 13’

Complies - 80% is in approved uses (see pre-submittal conference minutes for clarification regarding parking/loading area)

23.47A.012  / 23.73.014
STRUCTURE HEIGHT

Max height 65’ per zone

10’ additional allowed in overlay when a character structure is retained - departure required to occupy extra 
10’ with a non-residential use

Complies - Height is 65’ + 10’ per the additional height allowance described below
Departure requested

23.47A.013 / 23.73.009  
FLOOR AREA RATIO

Max FAR of 4.25

Floor area within a character structure exempt

Complies when combined with exceptions in overlay
Brings total FAR below 4.25

23.73.012
WIDTH AND DEPTH LIMITS

Max width 128’

Max depth 128’

Width separated from street by character structure exempt - complies
Complies - Site is less than 128’ deep

23.73.015
CHARACTER STRUCTURES

Must retain street facing facades

15’ Setback required above retained facade

Original floor to ceiling height must remain

Complies - Facade retained
Complies - 15’ setback maintained
Complies - Floor to ceiling height maintained

23.47A.032
PARKING LOCATION & ACCESS

Parking access limited to a single 2-way curb cut

For each permitted curb cut, street facing facades may have one garage door

Complies - One curb cut provided
Complies - One garage door proposed

23.54.015
REQUIRED PARKING

No auto parking required in an Urban Center

Bike parking required

Complies - Parking exceeds minimum
Complies - Bike parking provided at level required

23.54.030
PARKING STANDARDS

Minimum widths of drive aisles required depending on stall size/configuration

Maximum curb cut width if truck and auto access is combined is 30’

Complies - All aisles meet or exceed regulation width
Complies - Curb cut is 30’ wide

23.47A.035
LOADING BERTHS

3 berths required Departure requested to allow 2 berths to be located in the garage and not meet head height standards.

23.54.040
SOLID WASTE

275 SF required Complies - More than 275 SF provided

Z O N I N G  S U M M A R Y
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E D G  R E C A P

EXISTING ELEMENT TO REMAIN

EXISTING ELEMENT TO BE REMOVED

ONLY REMAINING ORIGINAL WINDOW. OTHER SECOND 
FLOOR WINDOWS TO BE REPLACED WITH REPLICA 
WINDOWS.

REAR FACADE 
ELEMENTS PRESERVED

STREET FACING FACADE PRESERVED

FLOOR TO CEILING HEIGHT REMAINS UNCHANGED

STUCCO INFILL ELEMENTS AND 
DROPPED SOFFIT NOT ORIGINAL, TO BE 
REMOVED.

SECOND FLOOR HEAVY TIMBER 
STRUCTURE REMOVED AND REINSTALLED

ORIGINAL STUCCO SPANDREL W/ 
TILE DECORATION TO BE CLEANED 
AND RESTORED.

ORIGINAL HOLLOW CLAY TILE 
EXTERIOR COVERED W/ METAL SIDING 
TO BE REMOVED.

E X I S T I N G  E A S T  E L E VA T I O N S E C T I O N  -  P R O P O S E D  P R E S E R VA T I O N

ORIGINAL BRICK PIERS TO BE CLEANED 
AND  RE-POINTED

P R E S E R VA T I O N  P L A N  P R E S E N T E D 
A T  E D G  A N D  A C C E P T E D  B Y 
L A N M A R K S  P R E S E R VA T I O N  B O A R D
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E D G  R E C A P

A P P R O V E D  E D G  O P T I O N

P E R S P E C T I V E  W E S T  A C R O S S  1 1 T H  AV E N U E
A X O N O M E T R I C

A R E A  B Y  F L O O R
PARKING     18,500 SF   
LEVEL 1 (RETAIL)    19,600 SF

MEZZANINE (RETAIL)    1,800 SF

LEVEL 2 (OFFICE)    18,050 SF

LEVEL 3 (OFFICE)    15,350 SF

LEVEL 4 (OFFICE)    15,350 SF

LEVEL 5 (RESIDENTIAL)    15,350 SF

ROOF   1,200 SF

TOTAL   105,200 SF

O P P O R T U N I T I E S

• Preferred by Landmarks Preservation Board

• Infill of south parking lot relates to prevailing building 
widths.

• Deeper setback than required by zoning over the 
landmark facade allows more breathing room.

• Simplicity of form relates to vernacular commercial 
style architecture.

• Divided garage/parking entries are compatible with 
the scale of streetscape elements on the block. 

C O N S T R A I N T S

• 2 Garage doors on 11th Avenue (The departure required 
for this was not recommended to return by the DRB)

P E R S P E C T I V E  N O R T H  U P 
1 1 T H  AV E N U E

OFFICE USE FROM LEVEL 2-5 
(DEPARTURE NOT TO HAVE 
RESIDENTIAL WITHIN 10’  
BONUS HEIGHT)

25’ PARKING ENTRY

12’ LOADING ENTRY

 SITE TRIANGLE NOT 
PROVIDED

75
’

10
’ b

on
us

65
’

21’
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E D G  G U I D A N C E  R E S P O N S E

The Board supported elements of the massing, including the 10’ of additional height requested through the departure 
process and the setback above the character structure.

Provide a design where the new portion is either distinct from or similar to the landmark structure.

Consider designing the two lower floors of the new structure as an extension of the historic structure.

The Board would rather see a blank wall than a mural on the portion of the west facade that will not include any 
windows.

The layout of the ground floor is unresolved. Acknowledging public comment regarding the access and garage 
presence, the Board strongly encouraged a design that minimizes the loading area and the parking access.

The relationship to the buildings along the rear west property line is acceptable.

The Board encouraged efforts to respect the existing windows on the residential structure to the south. 

Given the open floor plan and office use, consider pulling the building back to provide more space for the windows 
near the property line.

1

6
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1 3
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1 4

1 1

1 2

2

3

4
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THEME 1 :  MASSING AND DESIGN

THEME 2:  RELATIONSHIP TO NEIGHBORING STRUCTURES

Design the entry to the office lobby to be more prominent. The design should be either similar to or distinct from the 
landmark structure entrance.

The entry design should be influenced by the entry of the landmark building if the design is to be similar to the 
landmark structure entrance.

Consider locating the office entry where the garage was shown at EDG.

Provide more vegetation on the curb protrusions into the street and a more thoughtful and dense landscape plan. 
Maintain the angled street parking.

Design the bike access circulation to be more user friendly. 

Minimize the size of the garage doors; consider a smaller loading or smaller garage opening.

THEME 3:  STREETSCAPE AND GROUND FLOOR

THEME 4:  SERVICE USES
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L A N D M A R K S  P R O C E S S  U P D A T E

The LPB supported the corner windows on the south tower element.

The LPB appreciated the thoughtfulness of the art treatment on the garage door, and the placement of the garage 
door as far as possible from the landmark building. The committee noted that the lighting inside the garage should 
not create glare on the sidewalk.

The LPB supported the design of the preserved portion of the west elevation that will be presented at the 
recommendation meeting.

3/31/2015 Architectural Review Committee Meeting #1
6/1/2015 Architectural Review Committee Meeting #2
12/11/2015 Architectural Review Committee Meeting #3
1/15/2016 Architectural Review Committee Meeting #4
3/11/2016 Architectural Review Committee Meeting #5
9/21/2016 Landmarks Preservation Board Full Board Briefing 
12/16/2016 Architectural Review Committee Meeting #6

The LPB supported the general signage direction shown in Recommendation meeting renderings.

The LPB appreciated the multipane wood restoration windows on the second floor.

The LPB supported the design of the recreated historic sconces on the landmark building.

The LPB indicated that storefront sills in the landmark building should match the existing condition.

After the Master Use Permit / SEPA decision has been published, the project will make a final presentation and 
document submittal to the Landmarks Preservation Board in order to obtain a Certificate of Approval.

Once the Certificate of Approval is obtained, the Master Use Permit will be completed, allowing the project to move 
forward into construction.

1

1

2

2

3

3

4

THE LANDMARKS PRESERVATION BOARD (LPB) HAS REVIEWED AND APPROVED OF THE 
MASSING AND DESIGN TO BE PRESENTED AT THE RECOMMENDATION MEETING

MEETINGS WITH THE LANDMARKS PRESERVATION BOARD TO DATE

THE LPB PROVIDED FEEDBACK ON DETAILS OF THE LANDMARK BUILDING

NEXT STEPS WITH THE LANDMARKS PRESERVATION BOARD
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RESPONSE DESIGN GUIDELINES

The Board supported elements of the massing, including the 10’ 
of additional height requested through the departure process and 
the setback above the character structure.

Provide a design where the new portion is either distinct  from or 
similar to the landmark structure.

Consider designing the two lower floors of the new structure as 
an extension of the historic structure.

The Board would rather see a blank wall than a mural on the 
portion of the west facade that will not include any windows.

The layout of the ground floor is unresolved. Acknowledging 
public comment regarding the access and garage presence, the 
Board strongly encouraged a design that minimizes the loading 
area and the parking access.

The additional 10’ of height requested through the departure 
process and the 21’ setback from the face of the landmark building 
to the face of the new construction above remain part of the 
design.

The new portion will feel appropriately distinct from the landmark 
building due to different materiality, bay widths, and height.

The office lobby can be seen as having a similar expression to the 
Kelly-Springfield bays, although the bay is wider and materiality is 
much different. The design team does not believe a double height 
expression is appropriate for the garage door, because attention 
should be focused on the office entry instead.

A mural is no longer  shown on the west elevation. The wall will 
remain blank. Presumably the rancho bravo site will be developed 
int he future, obscuring the wall.

The ground floor layout of the parking/loading area has been 
revised to reduce the length of the facade devoted to auto 
oriented uses to the absolute minimum that will be safe. An artistic 
treatment will ensure that the garage door becomes an attractive 
part of the streetscape. This comment is primarily addressed in 
themes 3 and 4.

CS3.A.2  Contemporary Design
CS3.III.i.b  Visual Distinction between New and Old
The curtain wall portion above the Kelly-Springfield will feel highly 
contemporary, while compatible with the historic building. Other portions 
of the building will relate more closely to historic neighbors, but will feature 
contemporary detailing.

CS3A.3  Established Neighborhoods
The style of the building, particularly the south element, is designed to relate 
to proportions and patterns on nearby buildings. The way the building is 
broken into pieces relates to the 60’ lot module that defined the first wave of 
development in the neighborhood.

CS3.IV.i   Scale and Modulation
New parts of the ground floor feature an articulation scale similar to the 
Kelly-Springfield, except for the garage entry. A departure to help the garage 
entry become more compatible was not supported at EDG. Overall building 
massing is carefully designed to relate to the scale of existing buildings.

DC2.II.i.a Design Concept
The design concept blends contrast and transition. The element over the 
character structure is clearly contrasting, while drawing some fundamental 
rhythms from the context. The south element is more of a transition piece, 
almost feeling like a separate infill building with punched windows similar to 
on nearby older buildings.

CS3.IV.i  Scale and Modulation
New parts of the ground floor feature an articulation scale similar to the 
Kelly-Springfield, except for the garage entry. A departure to help the garage 
entry become more compatible was not supported at EDG. 

DC2.B.1  Facade Composition
Facades are proportioned to reflect the internal structure of the building, 
as are the auto row buildings that define the neighborhood. Rear and side 
facades feature appropriate materials and are well proportioned. 

DC1.B.1  Access Location and Design
The parking/loading entrance is located on a major pedestrian street, be-
cause the project only faces one right of way. Safety features will be incorpo-
rated. The sidewalk features necessary width and pedestrian amenities.

1 1

2
2

3
3

4

4
5

5

GUIDANCE
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5

T H E M E  1 :  M A S S I N G  A N D  D E S I G N

21’

10’

E D G  D E S I G N D R B  D E S I G N
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The additional 10’ of height requested through the 
departure process and the 21’ setback from the face 
of the landmark building to the face of the new 
construction above remain part of the design.

The southern “tower element” is clearly distinct from 
the landmarked Kelly-Springfield Building in materiality, 
bay widths, and height.

The bar element, directly above the Kelly-Springfield, 
also has its own personality, designed to be as simple 
and minimal as possible in order to provide a quiet 
backdrop behind the landmark.

1

2

P E R S P E C T I V E  L O O K I N G  S O U T H  D O W N  1 1 T H  AV E N U E

10’

21’
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The office lobby can be seen as having a similar expression to the Kelly-
Springfield bays, although the bay is wider and materiality is much 
different. The design team does not believe a double height expression 
is appropriate for the garage door, because attention should be focused 
on the office entry instead.

3

E A S T  E L E VA T I O N  R E N D E R I N G
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A mural is no longer  shown on the west 
elevation. Presumably the Rancho Bravo 
site will be developed in the future, 
obscuring the wall.

The blank wall follows guideline DC2-B-2 
by featuring historic elements at pedestrian 
level. Currogated metal panels provide 
texture and scale on the wall.

4

P E R S P E C T I V E  L O O K I N G  S O U T H E A S T  A C R O S S  T H E  R A N C H O  B R AV O  P A R K I N G  L O T
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RESPONSE DESIGN GUIDELINES

The relationship to the buildings along the rear west property line 
is acceptable.

Make every effort to respect the existing windows on the 
residential structure to the south. 

Given the open floor plan and office use, consider pulling the 
building back to provide more space for the windows near the 
property line.

The relationship of the new building to adjacent structures along 
the rear west property lines remains consistent with the EDG 
presentation.

Floor plates have been revised to provide a 5’ setback from the 
property line at the locations of windows on adjacent buildings. 
Windows on the new building have been offset from windows in the 
Monique Lofts in order to minimize views directly into residential 
units.

Windows in the Monique Lofts’ light well will be at least 10’ from 
the new building. The smaller windows on the property line will be 
5’ from the new building. Note that a 5’ setback from the property 
line is consistent with the decisions made by the Monique Lofts 
developers when the condominium conversion was completed (The 
light well steps back 5’).

6 6

7
7

8

8

GUIDANCE

T H E M E  2 :  R E L A T I O N S H I P  T O  N E I G H B O R I N G  S T R U C T U R E S

E D G  P L A N ,  W I T H  S O M E  W I N D O W S  O N  T H E  M O N I Q U E  L O F T S  B L O C K E D M O N I Q U E  L O F T S  &  1 0 1 6  P I K E

LIGHT WELL ON THE MONIQUE LOFTS, FEATURING 
A 5’ SETBACK FROM THE PROPERTY LINE

WINDOWS DIRECTLY ON THE PROPERTY LINE

3’ SETBACK

CS2.D.5  Respect for Adjacent Sites
Buildings to the west are set back substantially from the proposed project. 
The new building will set back 10’ from the property line along the west.

CS2.D.5  Respect for Adjacent Sites
The south elevation of the building has been redesigned in order to preserve 
light and air as well as provide privacy to users of both structures adjoining 
the project to the south. Much of the building is set back from 11th Ave on 
upper levels, enhancing privacy for residents of Sunset Electric.

DC2.A.1  Site Characteristics and Uses
The building massing is designed to relate to the scale of the character struc-
ture and surrounding buildings, while giving the character structure sufficient 
space to maintain its integrity. The massing is also configured to allow usable 
office floorplates.

6

7

8

5’ SETBACK 10’ SETBACK 1.5’ SETBACK N
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11/28/2016

LEVEL 2 DRB PLAN

P A R T I A L  U P P E R  L E V E L  P L A N  S H O W I N G 
RELATIONSHIP WITH NEIGHBORING BLDGS

S E C T I O N  1
PROPOSED BLDG @ 1016 PIKE

S E C T I O N  2
PROPOSED BLDG @ MONIQUE LIGHT WELL

S E C T I O N  3
PROPOSED BLDG @ MONIQUE WDWS

Windows in the Monique Lofts’ light well will be at least 10’ from 
the new building. The smaller windows on the property line will be 
5’ from the new building. Note that a 5’ setback from the property 
line is consistent with the decisions made by the Monique Lofts 
developers when the condominium conversion was completed (The 
light well steps back 5’)

The relationship of the new building to adjacent structures along 
the rear west property lines remains consistent with the EDG 
presentation.
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5’ SETBACK FROM PL

5’ SETBACK FROM PL 5’ SETBACK FROM PL

0’ SETBACK FROM PL

3’ SETBACK FROM PL 5’ SETBACK FROM PL

5’ SETBACK FROM PL

5’ SETBACK FROM PL

MONIQUE 
LOFTS

1016 PIKE 
STREET

MONIQUE 
LOFTS

PROPOSED 
BLDG

PROPOSED 
BLDG

PROPOSED 
BLDG

GARAGE GARAGE

RESIDENTIAL 
LOFT UNIT 
W/SLEEPING 
MEZZANINE
(MAIN SPACE)

RESIDENTIAL 
LOFT UNIT 
W/SLEEPING 
MEZZANINEOFFICE

OFFICE

OFFICE

GARAGE

RESIDENTIAL 
STUDIO UNIT
(MAIN SPACE)

RESIDENTIAL 
STUDIO UNIT
(BATHROOM/
KITCHEN)

RESIDENTIAL 
STUDIO UNIT
(MAIN SPACE)

RESIDENTIAL 
STUDIO UNIT
(MAIN SPACE, 
REAR)

S E C T I O N  1 S E C T I O N  2 S E C T I O N  3
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SETBACK SECTIONS

DRB 3.20   |    3/32" = 1'-0"1 SETBACK SECTION 1
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OUTLINE OF ADJACENT BUILDING

EXISTING WINDOWS ON ADJACENT BUILDINGS

LIGHTWELL ON THE MONIQUE LOFTSPROPOSED WINDOWS

S O U T H  E L E VA T I O N  /  W I N D O W  S T U D Y

Windows on the new building 
have been offset from windows 
in the Monique Lofts in order 
to minimize views directly into 
residential units.

 

8

1016 PIKE STREET
OFFICE USE

MONIQUE LOFTS
RESIDENTIAL USE
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RESPONSE DESIGN GUIDELINES

Design the entry to the office lobby to be more prominent. the 
design should be either distinct or different from the landmark 
structure entrance.

The entry design should be influenced by the entry of the 
landmark building if the design is to be similar to the landmark 
structure entrance.

Consider locating the office entry where the garage was shown at 
EDG.

Provide more vegetation on the curb protrusions into the street 
and a more thoughtful and dense landscape plan. Maintain the 
angled street parking.

The revised office entry is quite prominent as the only location 
where the windows above break from their horizontal emphasis 
and turn down to the street. An elegant lighting strategy, custom 
canopy, and design of plantings and paving, all work together 
to further emphasize the importance of this main entry into the 
building.

The office lobby entry is designed to appear clearly distinct from 
the landmark. While the proportions pull cues from the landmark, 
the materiality and width of the bay will provide appropriate 
differentiation.

The lobby and garage entry locations shown avoid locating the 
garage entry adjacent to the landmark building (preferred by 
Landmarks Preservation Board) and groups service uses with 
services on the Monique lofts towards the middle of the block, away 
from intersections, preserving existing traffic patterns.

More trees and vegetation have been added to the streetscape. 
SDOT, via the SIP process, will not allow angled parking. The revised 
design, with the exception of angled parking, is consistent with the 
10th /11th Avenue Streetscape Concept Plan.

9 9

1 0

1 0
1 1

1 1
1 2

1 2

GUIDANCE

T H E M E  3 :  S T R E E T S C A P E  A N D  G R O U N D  F L O O R

E D G  R E N D E R  S H O W I N G  S T R E E T S C A P E  A N D  O F F I C E  E N T R Y D R B  R E N D E R  S H O W I N G  S T R E E T S C A P E  A N D  O F F I C E  E N T R Y

PL3.A.1  Design Objectives
The primary office lobby is distinguished by an all glass entry door and 
canopy. The lobby is almost totally visible from the street, through a glazed 
vestibule. Retail entries are located in the character structure.

CS3.III.i.b Visual Distinction between New and Old
The curtain wall portion above the Kelly-Springfield will feel highly 
contemporary, while compatible with the historic building. Other portions 
of the building will relate more closely to historic neighbors, but will feature  
contemporary design and materials.  

CS3.IV.i   Scale and Modulation
New parts of the ground floor feature an articulation scale similar to the 
Kelly-Springfield, except for the garage entry. A departure to help the garage 
entry become more compatible was not supported at EDG. Overall building 
massing is carefully designed to relate to the scale of existing buildings.

CS3.I.iii   Opening Proportions
Fenestration proportions on new parts of the building relate to proportions 
on the Kelly-Springfield, which is consistent with the overall neighborhood 
patterns. The first floor windows exceed 15’. Second floor windows take their 
cues from the Kelly-Springfield window heights & datum lines.

CS3.IV.i   Scale and Modulation
New parts of the ground floor feature an articulation scale similar to the 
Kelly-Springfield, except for the garage entry. A departure to help the garage 
entry become more compatible was not supported at EDG. Overall building 
massing is carefully designed to relate to the scale of existing buildings.

PL3.A.1  Design Objectives
The primary office lobby is distinguished by a monumental door and canopy. 
The lobby is almost totally visible to the street, through a glazed vestibule. 
Retail entries are located in the character structure.

CS2.B.2  Connection to the Street
Multiple entries from the sidewalk, large display windows, and a coffee 
window by the lobby all create connections to the street. Plentiful glazing, 
operable windows, and terraces on upper levels allow building users to 
connect to the streetscape.

9

1 0

1 1

1 2
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The revised office entry is quite prominent as the only 
location where the windows above break from their 
horizontal emphasis and turn down to the street. An 
elegant lighting strategy, custom canopy, and design 
of plantings and paving, all work together to further 
emphasize the importance of this main entry into the 
building.
 
The office lobby entry is designed to appear clearly 
distinct from the landmark. While the proportions pull 
cues from the landmark, the materiality and width of the 
bay will provide appropriate differentiation.

More trees and vegetation have been added to the 
streetscape. SDOT, via the SIP process, will not allow 
angled parking. The revised design, with the exception 
of angled parking, is consistent with the 10th /11th 
Avenue Streetscape Concept Plan.

SIGNAGE PRECEDENT

9

1 0

1 2

P E R S P E C T I V E  L O O K I N G  N O R T H  U P  1 1 T H  AV E

GARAGE DOOR ART INSTALLATION

The goal is creating a fresh, clean sign 
that will stand the test of time and 
make the Legacy easily identifiable. 

This is also a real clean look at signage. 
This concept would be contructed of 
sheet steel, powdercoated ,and cut 
into a shape or letters. We would want 
to light this in a new way, have it glow, 
but also find unique ways to make it 
shine. This sign would mount to the 
top of the steel awning.

08.31.16

17Legacy electriccoffin.com

info@electriccoffin.comAnkrom

NEON and steel

Using a clean font we would create 
dimensional sign that would hang under the 
awning, this could be in a green to match the 
tile or could have highlights of green where the 
yellow is in the sample.

Another option is to create can 
letters and put neon on the inside. 
With the right font and layout this 
timeless approach can be unique 
and intriguing.

Water-jetted steel plate. 
Powdercoated with neon.

The goal is creating a fresh, clean sign 
that will stand the test of time and 
make the Legacy easily identifiable. 

This is also a real clean look at signage. 
This concept would be contructed of 
sheet steel, powdercoated ,and cut 
into a shape or letters. We would want 
to light this in a new way, have it glow, 
but also find unique ways to make it 
shine. This sign would mount to the 
top of the steel awning.

08.31.16

17Legacy electriccoffin.com

info@electriccoffin.comAnkrom

NEON and steel

Using a clean font we would create 
dimensional sign that would hang under the 
awning, this could be in a green to match the 
tile or could have highlights of green where the 
yellow is in the sample.

Another option is to create can 
letters and put neon on the inside. 
With the right font and layout this 
timeless approach can be unique 
and intriguing.

Water-jetted steel plate. 
Powdercoated with neon.
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1 1 T H  AV E N U E

PAVED AREAS ALLOW ACCESS FROM 
PARKING TO SIDEWALK, SEATING

SEE PAGE 35 FOR COMPLETE STREETSCAPE 
AND LANDSCAPE DESIGN

PER SDOT DIRECTION, THIS SECTION IS THE BASIS OF THE PROPOSED STREETSCAPE DESIGN

PLANTING STRIPS W/ A MIXTURE OF STRUCTURED GREENERY 
AND GRASSES TO CREATE A SENSE OF MOVEMENT

STREET TREE (WILLOW OAK)
SDOT APPROVED

WIDE SEATING AREA, SPECIAL PAVING, 
FURNITURE EMPHASIZE OFFICE ENTRY
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P R O P O S E D  S T R E E T S C A P E  D E S I G N  R E S P O N D I N G  T O  E D G  F E E D B A C K

 Tenth and Eleventh Avenue Street Design Concept Plan              
 Seattle Department of Planning and Development and Department of Transportation        10 
   

10’ SIDEWALK

6’ PLANTING/AMENITY STRIP
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P E R S P E C T I V E  O F  O F F I C E  L O B B Y  E N T R A N C E  A N D  T R A N S I T I O N  T O  L A N D M A R K  B U I L D I N G

GARAGE DOOR ART INSTALLATION

SPECIAL PAVING PATTERN AND 
PLANTINGS EMPHASIZES ENTRY

NEW CURTAIN WALL SYSTEM

REPLICA HISTORIC SCONCES

RETAIL BLADE SIGNAGE

CUSTOM ENTRY SIGN MOUNTED ON GLASS & METAL 
CANOPY

NEW WOOD WINDOWS

ALL GLASS ENTRY
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11/28/2016

EAST ELEVATION

The lobby and garage entry locations shown avoid 
locating the garage entry adjacent to the landmark 
building (preferred by Landmarks Preservation Board).

Proposed garage 
entry  (same location 
as current parking lot 
entry)

Monique Lofts garage 
entry

Service uses grouped 
towards the center of 
the block

The lobby and garage entry locations shown group 
service functions on the Monique Lofts and the 
proposed development towards the middle of the block, 
minimizing their impact.

1 1

1 1

P A R T I A L  E A S T  E L E VA T I O N

P A R T I A L  E A S T  E L E VA T I O N  R E N D E R I N G

S A T E L L I T E  V I E W  O F  1 1 T H  AV E N U E  B E T W E E N  P I K E 
A N D  P I N E

N
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C O I L I N G  P E R F O R A T E D  G A R A G E  D O O R  W /  S L O P E D  B O T T O M , 
O F  T H E  T Y P E  T O  B E  P A I N T E D  W I T H  A  D E C O R A T I V E  T I R E -
B A S E D  P A T T E R N

T I R E  T R E A D  C O N C E P T  S K E T C H  F R O M  A R T I S T  R E TA I N E D  B Y  O W N E R

R E N D E R I N G  S H O W I N G  G A R A G E  D O O R  W /  P A I N T E D  A R T  I N S TA L L A T I O N

E X A M P L E S  O F  W O R K  B Y  A R T I S T  ( E L E C T R I C  C O F F I N  C O M P A N Y )

These patterns are based off of the 
original use of the Kelly Springfield 
building, which was selling logging 
trucks. These patterns conist of an 
oversized tread blown up beyond 
comprehension and an abstraction of 
tire tread to create a unique pattern.

08.31.16

19Legacy electriccoffin.com

info@electriccoffin.comAnkrom

Tire Tread Designs
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RESPONSE DESIGN GUIDELINES

Minimize the size of the garage doors; consider a smaller loading 
or smaller garage opening.

Design the bike access circulation to be more user friendly. 

The departure to allow two garage doors presented at EDG has 
been eliminated. Parking and loading have been combined into 
one garage door, with a smaller total width than was presented at 
EDG. The parking/loading entry door has been minimized to the 
narrowest dimension possible while still providing safe access for 
parking and loading.

The bicycle circulation is user friendly. Two separate methods of 
access are provided—through the lobby via freight elevator and via 
the parking ramp.  Showers, lockers, and bike ramps are located 
below grade to centralize bike functions in the building.  For public 
bike usage, bike racks are located on the street.

1 3 1 3

1 4

1 4

GUIDANCE
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DC1.C.2  Visual Impacts
A garage door and curb cut are the only visual impacts of parking and 
loading on the site. The garage door has been squeezed to the minimum 
dimension to safely accommodate parking and loading. 

PL4.B.3  Bike Facilities
Showers, lockers, and bike ramps are located in the below-grade garage, 
accessible by the parking ramp or by elevator from the lobby. Additional bike 
racks are incorporated into the streetscape design.
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DEPARTURE 1A:

CODE SECTION:
SMC 23.47A.032.A.1.d
PARKING LOCATION AND ACCESS

DEPARTURE REQUEST:
FOR EACH PERMITTED CURB CUT, STREET FACING FACADES MAY CONTAIN ONE
GARAGE DOOR.

THE PROJECT PROPOSES TWO GARAGE DOORS: ONE FOR PARKING ENTRY AND ONE FOR
A LOADING BERTH.

RATIONALE FOR DEPARTURE REQUEST:
MULTIPLE ALTERNATIVES TO THE CURRENT CONFIGURATION HAVE BEEN CONSIDERED.

THE PROPOSED DESIGN, INCLUDING THE DEPARTURE, BEST COMPLIES WITH THE
ZONING CODE AND MEETS DESIGN GUIDELINES.

ALTERNATIVES CONSIDERED:
ALTERNATIVE 1:
LOCATE ALL LOADING IN THE BELOW-GRADE GARAGE AND SEEK A DEPARTURE TO
REDUCE DIMENSIONAL REQUIREMENTS.

THE PROJECT IS ALREADY SEEKING TO LOCATE TWO OF THE REQUIRED THREE LOADING
BERTHS IN THE BELOW-GRADE GARAGE AND REDUCE THEIR DIMENSIONAL
REQUIREMENTS. OWNERSHIP AND THE DESIGN TEAM BELIEVES THAT AT LEAST ONE
CODE COMPLIANT LOADING BERTH IS NECESSARY TO HANDLE ANTICIPATED LOADING
NEEDS.

ALTERNATIVE 2:
ACCESS THE PARKING ENTRANCE AND LOADING ENTRANCE THROUGH THE SAME
GARAGE DOOR, WHICH WOULD COMPLY WITH THE MAXIMUM 30' WIDTH FOR
COMBINED AUTO AND TRUCK TRAFFIC.

COMBINING THE GARAGE AND LOADING ENTRIES INTO ONE LARGE GARAGE DOOR
WOULD PREVENT THE PROJECT FROM ESTABLISHING A PATTERN OF BUILDING
MODULATION COMPARABLE TO THAT OF ADJACENT BUILDINGS, VIOLATING THE
INTENT OF DESIGN GUIDELINE PL3.II. HUMAN SCALE.

BY DIVIDING THE ENTRIES INTO SEPARATE DOORS, THE PROJECT IS ABLE TO KEEP THE
PROPORTIONS OF THE OPENINGS SIMILAR IN SIZE AND PROPORTION TO THOSE FOUND
ON CHARACTER STRUCTURES IN THE SURROUNDING AREA, AS RECOMMENDED BY
DESIGN GUIDELINE DC2.II. INTEGRATION OF CHARACTER STRUCTURES.

THE DIVIDED ENTRIES WILL FEATURE A WIDTH AND PROPORTION SIMILAR TO THAT OF
THE OFFICE LOBBY ENTRY, ENSURING THAT EACH OF THE AUTO ENTRIES WILL BE
COMPARABLE TO THE PEDESTRIAN ENTRY, COMPLYING WITH DESIGN GUIDELINE DCI.I.
LOCATION OF PARKING.

ALTERNATIVE 2 POSES A SECURITY CONCERN, BECAUSE THE LOADING BERTH DOOR
WILL REMAIN OPEN DURING EXTENDED LOADING/UNLOADING PERIODS. THIS WOULD
ALLOW UNAUTHORIZED INDIVIDUALS TO GAIN ACCESS TO THE BELOW-GRADE
PARKING LEVEL.

DECORATIVE ELEMENTS INCORPORATED INTO THE GARAGE DOOR WILL IMPROVE THE
AESTHETICS OF THE PROPOSED DESIGN.

DEPARTURE 1B:

CODE SECTION:
SMC 23.54.030.F.2.b.2
CURB CUT WIDTH

DEPARTURE REQUEST:
FOR TWO WAY TRAFFIC, THE MAXIMUM WIDTH OF A CURB CUT IS 30' WHEN AUTO AND
TRUCK TRAFFIC ARE COMBINED.

THE PROJECT PROPOSES A 40' CURB CUT, 10' WIDER THAN THE MAXIMUM.

RATIONALE FOR DEPARTURE REQUEST:
A CURB CUT OF 30' WOULD NOT ALLOW SAFE APPROACHES TO THE SEPARATE
LOADING AND GARAGE ENTRY DOORS.

THE RATIONALE FOR DEPARTURE 1A APPLIES TO DEPARTURE 1B, BECAUSE DEPARTURE
1B WOULD NOT BE REQUIRED IF DEPARTURE 1A WERE NOT TO BE PURSUED.
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DEPARTURE 2:

CODE SECTION:
23.54.030.G.2.
SITE TRIANGLES

DEPARTURE REQUEST:
SIGHT TRIANGLES ARE REQUIRED ON THE EXIT SIDE FOR DRIVEWAYS MORE THAN
33 FEET WIDE.

THE PROJECT PROPOSES TO USE MIRRORS AND/OR VISIBLE AND AUDIBLE ALARMS
TO MAINTAIN PEDESTRIAN SAFETY IN LIEU OF SIGHT TRIANGLES.

RATIONALE FOR DEPARTURE REQUEST:
PROVIDING THE REQUIRED SIGHT TRIANGLES WOULD CONFLICT WITH GOALS TO
CREATE A PEDESTRIAN FRIENDLY STREETSCAPE CONTAINED IN DESIGN GUIDELINE
DC1.I. LOCATION OF PARKING AND PL3.II. HUMAN SCALE
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The bicycle circulation is user friendly. Two separate methods of access 
are provided—through the lobby via freight elevator and via the parking 
ramp.  Showers, lockers, and bike ramps are located below grade to 
centralize bike functions in the building.  For public bike usage, bike racks 
are located on the street.
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307’ - 10”
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RETAIL ENTRY

RETAIL ENTRY

EXIT ONLY

SECTION 1SECTION 1

PARKING
(34 STALLS)

RETAIL
(DEMISING TBD)

EXIT PASSAGE

TRASH STORAGE RAMP TO PARKING

LOADING

OFFICE LOBBY

OFFICE ENTRY

ART/
MARKETING 
DISPLAY SPACE

TRASH 
STAGING

GAS METER 
ALCOVE

PARKING/
LOADING ENTRY

307’ - 7”

306’ - 11”306’ - 4”

L E V E L  P 1  P L A N L E V E L  1  P L A N

BIKE PARKING 
(72 STALLS), 
REPAIR, & 
LOCKERS

LOADING 
BERTHS

BIKE PARKING 
ACCESS VIA 
ELEVATOR

BIKE PARKING, 
ACCESS VIA 
ELEVATOR

BIKE PARKING, 
ACCESS VIA 
RAMP

SHOWERS
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ROOF TERRACE 
W/ PAVERS
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L E V E L  2  P L A N L E V E L  3  P L A N

v

BLDG DIRECTLY ON 
PROPERTY LINE, NO 
WINDOWS ALLOWED

5’ SETBACK FROM 
PROPERTY LINE

8’ SEPARATION 10’ SEPARATION AT 
LIGHT WELL

5’ SEPARATION

10’ SETBACK FROM 
PROPERTY LINE W/ 
VEGETATED ROOF 
TRAYS

OFFICE
(DEMISING TBD)

OFFICE
(DEMISING TBD)
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ROOF DRB PLAN

L E V E L  4 - 5  P L A N R O O F  P L A N
N N

VEGETATED 
ROOF TRAYS

VEGETATED 
ROOF TRAYS

DOG RUN

TERRACE 
W/ PAVERS - 
FURNITURE & 
PLANTERS BY 
TENANT

SCREENED 
MECHANICAL 
EQUIPMENT 
EXTENDS ~8’ 
ABOVE ROOF

STAIR 
PENTHOUSE 
EXTENDS 16’ 
ABOVE ROOF

STAIR/ELEV 
PENTHOUSE 
EXTENDS 16’ 
ABOVE ROOF

SECTION 1SECTION 1

OFFICE
(DEMISING TBD)
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IMPORTANT NOTE: Standard choices are shown; colors are approximate. To make final color selections, please call for material samples. landscapeforms.com  |  specify@landscapeforms.com

Materials / Colors

Powdercoated Metal
In addition to colors shown below, a wide selection of optional and custom colors may be specified for an upcharge.

black cranberry ivyblue bell buttercup grass matte black ocean

bronze olive steel titanium mercurystonesilver

stormcloud white

Metallic

bumblebee
yellow

cosmic
blue

parrot
green

peeptoe
pink

flambe’
orange

2013 Color Series*

*Colors available for an upcharge.

LOOP

LAYERED PLANTINGS | STRUCTURED EVERGREEN JUXTAPOSED WITH FINE TEXTURE GROUNDCOVER BUFFER | EVERGREEN 
SURROUND

WILLOW OAK | LARGE CANOPY

FOLLOWS CUES FROM 10TH AND 11TH STREET CONCEPT PLAN

POLLINATOR PATHWAY | COLOR AND 
MOVEMENT

PULLOUT PLAZAS | ACCESS TO PARKING, SEATING, BIKE 
RACKS AND CHANGE IN PAVING PATTERN + FINISH

LOBBY PLAZETTE | LARGER SEATING AREA, CHANGE IN 
PAVING PATTERN + FINISH COMPLEMENTS OFFICE ENTRY

S T R E E T S C A P E  D E S I G N

STREET FURNITURE | DURABLE MATERIALS, BOLD COLOR, COMPLEMENTARY DESIGN
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11
TH

 A
V

EN
U

E

FIFTH FACADE |  ECO ROOF CREATES VISUAL INTEREST WITH A SEASONAL, TEXTURED ‘RAINBOW CARPET’ COMPRISED OF A VARIETY 
OF SEDUM SPECIES AT THREE LEVELS OF THE BUILDING

ROOF DECK AND TERRACES | A SIMPLE PLATFORM PROVIDES OPPORTUNITES FOR FLEXIBLE SEATING AND FUTURE PERMANENT 
PLANTERS

ROOFTOP DOG RUN | APPEAL TO ALL CROWDS. DOG RUN NESTLES INTO ECO ROOF SEPARATE  FROM MAIN SEATING SPACE

PHOTO: UW HOUSING BY GGN

PHOTO: WALL STREET JOURNAL

OUTDOOR SPACE WITH VIEWS OUT AND BACK TO STREET

R O O F T O P  A N D  T E R R A C E S

C O M P O S I T E  L A N D S C A P E / H A R D S C A P E  P L A N
DOG RUN

VEGETATED ROOF TRAYS

ROOF PAVERS @ TERRACES



3 6 L E G A C Y  C A P I T o L  H I L L  /  P R O J E C T  # 3 0 2 3 2 2 6
R E C O M M E N D A T I O N  /  D A T E  T B D

M AT E R I A L  A N D  C O L O R  PA L E T T E

C E M E N T I T I O U S  C O M P O S I T E  P A N E L

F I B R E C  B Y  R I E D E R

M E TA L  P A N E L
T Y P E  1

WHITE COLOR

LIGHT SANDBLASTED TEXTURE

T Y P E  1

WHITE COLOR

C O R R U G A T I O N  P A T T E R N  & 
F A S T E N I N G  E X A M P L E

T Y P E  2

DARK GREY COLOR

LIGHT SANDBLASTED TEXTURE

T Y P E  2

DARK GREY COLOR

SAMPLE PHOTOGRAPH

SAMPLE PHOTOGRAPH

20 21

Colours and surfaces 

12 standard colours - 3 surfaces  
fibreC offers a wide range of design options for facades. The selec-
tion of ten different colours in each of three surfaces offers a wide 
range of designs to meet individual expectations. Special colours 
(RAL - equivalent) can also be produced on request. The three sur-
face finishes (sand blasted, finely sandblasted or brushed) open up 
a wide spectrum of optical and tactile effects. The combination of 
different surfaces in the same colour creates a particularly vivid 
design.

Natural colours 
fibreC has a distinct advantage over other colour-treated materials - 
namely the consistent colouring of the whole panel. The mixture 
of the desired colour is created before the actual production pro-
cess. The colour becomes part of the product by being added in the 
blending of the raw materials. Other products are in some cases 
only superficially treated and coloured, resulting in significant 
quality differences. 

fibreC is coloured by ferric oxide colours and natural additions and 
subsequently brushed or sandblasted. The natural, authentic col-
ours of fibreC fit well in landscapes and blend with nature and the 
environment.
 

Colour fastness and UV stability 
Liquid colours for colouring cement-bonded building materials 
comply with the DIN EN 12878. The pigments used in the liquid col-
ours are light-, UV- and weather-resistant and not soluble in water, 
alkalis or diluted acids. Factors such as natural fluctuations in raw 
materials used, panel and air moisture, dirt and light sources must 
be taken into consideration. The appearance of the panels may 
even become brighter due to dehydration. Changes caused by age, 
weather or environment specific influences are natural processes 
that cannot be influenced from a production point of view and are 
therefore not considered material defects. The technical charac-
teristics of the panel are not affected by these.

Colour differences 
Glassfibre reinforced concrete is a natural material. The character-
istics of the raw materials such as the colour of cement can lead 
to variations in colour within a panel, between individual panels or 
between different production batches. To avoid any discrepancies, 
we recommend ordering the total amount instead of part orders, 
and ordering spare panels with the first delivery.

Due to technical reasons printed colours may differ from the original  
shade. 

Small air bubbles and porosity are possible: data sheet on exposed concrete 02/2004 (Publ.:BDZ/DBV) 

FE | Ferro
Sandblasted: blasted at higher 
pressure, surface is rougher

FL | Ferro Light
Sandblasted: blasted at lower 
pressure, surface is finer than FE

MA | Matt 
Brushed, smooth surface, mottled 
appearance, natural blushing effect
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MFR FINISH CUTSHEET
MFR FINISH 
CUTSHEET

SAMPLE PHOTOGRAPH

MFR FINISH 
CUTSHEET

SAMPLE PHOTOGRAPH

MFR FINISH CUTSHEET

Color + Durability.
Morin high-performance coatings  
combine virtually unlimited color  
selection and full-strength composition 
for long-life protection, color and gloss 
retention — plus field-proven weather 
resistance — the perfect finish for  
any panel.

ENERGY STAR COMPLIANT  

FLUROPON SR COATINGS BY VALSPAR®

STANDARD COLORS

REGAL WHITE
SR: 0.70   E: 0.86   SRI: 85

SANDSTONE
SR: 0.61   E: 0.85   SRI: 72

CHROMIUM GRAY
SR: 0.48   E: 0.85   SRI: 54

PARCHMENT
SR: 0.53   E: 0.85   SRI: 61

DARK BRONZE
SR: 0.27   E: 0.85   SRI: 26

PATINA GREEN
SR: 0.41   E: 0.84   SRI: 44

IMPERIAL WHITE *
SR: 0.62 E: 0.86 SRI: 74

ASCOT WHITE
SR: 0.69   E: 0.85   SRI: 83

DOVE GRAY
SR: 0.47   E: 0.86   SRI: 53

SURREY BEIGE
SR: 0.48   E: 0.86   SRI: 54

ANTIQUE BRONZE
SR: 0.43   E: 0.86   SRI: 48

REDWOOD
SR: 0.38   E: 0.86   SRI: 41

EVERGREEN
SR: 0.26   E: 0.85   SRI: 24

BLUE GRAY
SR: 0.27   E: 0.85   SRI: 26

BONE WHITE
SR: 0.69   E: 0.84   SRI: 83

ZINC GRAY
SR: 0.35   E: 0.86   SRI: 37

SIERRA TAN
SR: 0.38   E: 0.85   SRI: 40

SPARTAN BRONZE
SR: 0.31   E: 0.85   SRI: 31

COLONIAL RED
SR: 0.32   E: 0.86   SRI: 33

SLATE BLUE
SR: 0.28   E: 0.85   SRI: 27

REGAL BLUE
SR: 0.26   E: 0.85   SRI: 24

FLUROPON® PVDF —
KYNAR 500®

Formulated with 70% Kynar 500® 
resin, Fluropon® is a premium 
fluoropolymer coating. Factory 
applied and baked on, it provides 
excellent adhesion and flexibility 
properties with aluminum, HDG steel 
or Galvalume® components.

0.8 mil 
color coat

0.2 mil primer

Substrate

ALL THICKNESSES
ARE NOMINAL

DYNAPON®

Interior Finish An extremely durable 
polyester finish, Valspar’s Dynapon® 
is an economical two-coat coil coat-
ing system with ceramic pigments 
used for interior applications.

0.8 mil 
color coat

0.2 mil primer

Substrate

ALL THICKNESSES
ARE NOMINAL

SR (Solar Reflectivity) This is the ability of a material to reflect solar energy back 
into the atmosphere. Rated on a scale from 0 to 1, where 1 is the most reflective.

E (Emissivity) Emissivity is the materials ability to release absorbed energy back 
into the atmosphere. Rated on a scale from 0 to 1, where 1 is the most emissive.

SRI (Solar Reflective Index) This is used to determine compliance with LEED® 
requirements and is calculated according to ASTM E 1980 using values for 
reflectance and the materials ability to release absorbed energy (emissivity)  
in medium wind speed conditions. Rated on a scale from 0 to 100, where  
100 is the most reflective.

FLUROPON CLASSIC® PVDF

Fluropon Classic® PVDF is a  
premium fluoropolymer coating  
containing 70% Kynar 500®  
proprietary resin and incorporates 
metal flakes in the color coat to 
create a metallic effect. Due to its 
outstanding color retention and  
resistance to ultraviolet radiation,  
it is the preferred choice among 
architects.

0.5 mil 
clear coat

0.8 mil 
color coat

0.2 mil primer

Substrate

ALL THICKNESSES
ARE NOMINAL

0.8 mil 
color coat

0.2 mil primer

Substrate

ALL THICKNESSES
ARE NOMINAL

FLUROPON CLASSIC® II 
PVDF

Fluropon Classic® II PVDF is a  
premium fluoropolymer coating  
containing 70% Kynar 500® 

proprietary resin that achieves  
a pearlescent appearance. This  
two-coat system is a cost-effective 
alternative to metallic systems  
requiring clear coats.

MEDIUM GRAY
SR: 0.36 E: 0.85 SRI: 38

CHAMPAGNE GOLD
SR: 0.48 E: 0.82 SRI: 53

SEAFOAM GREEN
SR: 0.49 E: 0.87 SRI: 56

BRIGHT SILVER
SR: 0.57 E: 0.81 SRI: 65

PREMIUM COLORS  |  METALLIC

PREMIUM COLORS  |  MICA

SILVERSMITH
SR: 0.53 E: 0.79 SRI: 59

WEATHERED ZINC
SR: 0.33 E: 0.84 SRI: 33

CHAMPAGNE BRONZE
SR: 0.44 E: 0.78 SRI: 46

COPPER PENNY
SR: 0.48 E: 0.84 SRI: 54

CHAMPAGNE PEARL
SR: 0.48 E: 0.81 SRI: 53

PRE-WEATHERED 
BLUE GRAY

PRE-WEATHERED 
GRAPHITE GRAY

ANTHRA ZINC

QUARTZ ZINC

ZINC ALLOY

Morin makes it easy to add protection  
and visual distinction to your next project.  
With a state-of-the-art color and paint  
facility one can achieve virtually any tint,  
shade or finish to your specifications,  
quickly and accurately.  
To get started, contact  
our experienced sales  
representatives today  
for details.

CUSTOM COLOR MATCHING AVAILABLE

MORIN is pleased to offer our premium  
single-skin panels formed from a variety of  
zinc alloys with finishes ranging from natural  
to pre-weathered. These zinc alloys provide 
designers with both the anticipated patina as 
well as some unique color finishes that remain 
until the classic aging process takes over.

* IMPERIAL WHITE is only available in Dynapon®

Color chips are shown within limits of chip reproduction, but are not necessarily accurate due to 
printing process and viewing conditions. Color chip samples are available upon request.

Metalescent colors (Mica and Metallic colors) are directional colors and will have 
minor differences with each production run. To minimize these effects, all materi-
al for the project should be painted together.

©Carlos J Meyer Photography

Color + Durability.
Morin high-performance coatings  
combine virtually unlimited color  
selection and full-strength composition 
for long-life protection, color and gloss 
retention — plus field-proven weather 
resistance — the perfect finish for  
any panel.

ENERGY STAR COMPLIANT  

FLUROPON SR COATINGS BY VALSPAR®

STANDARD COLORS

REGAL WHITE
SR: 0.70   E: 0.86   SRI: 85

SANDSTONE
SR: 0.61   E: 0.85   SRI: 72

CHROMIUM GRAY
SR: 0.48   E: 0.85   SRI: 54

PARCHMENT
SR: 0.53   E: 0.85   SRI: 61

DARK BRONZE
SR: 0.27   E: 0.85   SRI: 26

PATINA GREEN
SR: 0.41   E: 0.84   SRI: 44

IMPERIAL WHITE *
SR: 0.62 E: 0.86 SRI: 74

ASCOT WHITE
SR: 0.69   E: 0.85   SRI: 83

DOVE GRAY
SR: 0.47   E: 0.86   SRI: 53

SURREY BEIGE
SR: 0.48   E: 0.86   SRI: 54

ANTIQUE BRONZE
SR: 0.43   E: 0.86   SRI: 48

REDWOOD
SR: 0.38   E: 0.86   SRI: 41

EVERGREEN
SR: 0.26   E: 0.85   SRI: 24

BLUE GRAY
SR: 0.27   E: 0.85   SRI: 26

BONE WHITE
SR: 0.69   E: 0.84   SRI: 83

ZINC GRAY
SR: 0.35   E: 0.86   SRI: 37

SIERRA TAN
SR: 0.38   E: 0.85   SRI: 40

SPARTAN BRONZE
SR: 0.31   E: 0.85   SRI: 31

COLONIAL RED
SR: 0.32   E: 0.86   SRI: 33

SLATE BLUE
SR: 0.28   E: 0.85   SRI: 27

REGAL BLUE
SR: 0.26   E: 0.85   SRI: 24

FLUROPON® PVDF —
KYNAR 500®

Formulated with 70% Kynar 500® 
resin, Fluropon® is a premium 
fluoropolymer coating. Factory 
applied and baked on, it provides 
excellent adhesion and flexibility 
properties with aluminum, HDG steel 
or Galvalume® components.

0.8 mil 
color coat

0.2 mil primer

Substrate

ALL THICKNESSES
ARE NOMINAL

DYNAPON®

Interior Finish An extremely durable 
polyester finish, Valspar’s Dynapon® 
is an economical two-coat coil coat-
ing system with ceramic pigments 
used for interior applications.

0.8 mil 
color coat

0.2 mil primer

Substrate

ALL THICKNESSES
ARE NOMINAL

SR (Solar Reflectivity) This is the ability of a material to reflect solar energy back 
into the atmosphere. Rated on a scale from 0 to 1, where 1 is the most reflective.

E (Emissivity) Emissivity is the materials ability to release absorbed energy back 
into the atmosphere. Rated on a scale from 0 to 1, where 1 is the most emissive.

SRI (Solar Reflective Index) This is used to determine compliance with LEED® 
requirements and is calculated according to ASTM E 1980 using values for 
reflectance and the materials ability to release absorbed energy (emissivity)  
in medium wind speed conditions. Rated on a scale from 0 to 100, where  
100 is the most reflective.

FLUROPON CLASSIC® PVDF

Fluropon Classic® PVDF is a  
premium fluoropolymer coating  
containing 70% Kynar 500®  
proprietary resin and incorporates 
metal flakes in the color coat to 
create a metallic effect. Due to its 
outstanding color retention and  
resistance to ultraviolet radiation,  
it is the preferred choice among 
architects.

0.5 mil 
clear coat

0.8 mil 
color coat

0.2 mil primer

Substrate

ALL THICKNESSES
ARE NOMINAL

0.8 mil 
color coat

0.2 mil primer

Substrate

ALL THICKNESSES
ARE NOMINAL

FLUROPON CLASSIC® II 
PVDF

Fluropon Classic® II PVDF is a  
premium fluoropolymer coating  
containing 70% Kynar 500® 

proprietary resin that achieves  
a pearlescent appearance. This  
two-coat system is a cost-effective 
alternative to metallic systems  
requiring clear coats.

MEDIUM GRAY
SR: 0.36 E: 0.85 SRI: 38

CHAMPAGNE GOLD
SR: 0.48 E: 0.82 SRI: 53

SEAFOAM GREEN
SR: 0.49 E: 0.87 SRI: 56

BRIGHT SILVER
SR: 0.57 E: 0.81 SRI: 65

PREMIUM COLORS  |  METALLIC

PREMIUM COLORS  |  MICA

SILVERSMITH
SR: 0.53 E: 0.79 SRI: 59

WEATHERED ZINC
SR: 0.33 E: 0.84 SRI: 33

CHAMPAGNE BRONZE
SR: 0.44 E: 0.78 SRI: 46

COPPER PENNY
SR: 0.48 E: 0.84 SRI: 54

CHAMPAGNE PEARL
SR: 0.48 E: 0.81 SRI: 53

PRE-WEATHERED 
BLUE GRAY

PRE-WEATHERED 
GRAPHITE GRAY

ANTHRA ZINC

QUARTZ ZINC

ZINC ALLOY

Morin makes it easy to add protection  
and visual distinction to your next project.  
With a state-of-the-art color and paint  
facility one can achieve virtually any tint,  
shade or finish to your specifications,  
quickly and accurately.  
To get started, contact  
our experienced sales  
representatives today  
for details.

CUSTOM COLOR MATCHING AVAILABLE

MORIN is pleased to offer our premium  
single-skin panels formed from a variety of  
zinc alloys with finishes ranging from natural  
to pre-weathered. These zinc alloys provide 
designers with both the anticipated patina as 
well as some unique color finishes that remain 
until the classic aging process takes over.

* IMPERIAL WHITE is only available in Dynapon®

Color chips are shown within limits of chip reproduction, but are not necessarily accurate due to 
printing process and viewing conditions. Color chip samples are available upon request.

Metalescent colors (Mica and Metallic colors) are directional colors and will have 
minor differences with each production run. To minimize these effects, all materi-
al for the project should be painted together.

©Carlos J Meyer Photography
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A L U M I N U M  W I N D O W  T Y P E  1
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W O O D  W I N D O W S

FINISH COLOR TO MATCH EXISTING WOOD 
WINDOWS AND STOREFRONT
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COILING DOOR W/ PAINTED 
ART INSTALLATION

ALUMINUM WINDOWS TYPE 1

CEMENTICIOUS COMPOSITE 
PANEL TYPE 2

CAST IN PLACE 
CONCRETE

LOBBY CURTAIN WALL 
(TYPE 2) & ALL GLASS 
ENTRY DOOR

BLACK ALUMINUM 
ENTRIES

EXISTING BRICK, 
CONCRETE, & TILE

MULTI-PANE 
WOOD WINDOWS

CABLE RAILING

SHADOW BOX 
SPANDREL

CURTAIN WALL TYPE 3

METAL PANEL 1METAL PANEL 2

CEMENTICIOUS COMPOSITE 
PANEL TYPE 1

CEMENTICIOUS 
COMPOSITE PANEL TYPE 2

METAL PANEL 1 - 
PERFORATED MECH 
SCREEN

CURTAIN WALL 
TYPE 1
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METAL PANEL 2
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TYPE 1
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Fig. 36 – The subject building in 1937. (Tax assessor photo) 

 

 
Fig. 37 – East elevation in 2011, before replacement of second-floor windows. (Tax assessor photo) 

 

G16 / G24 DF LED GLOBE SERIES Upward   SPECIFICATIONS

LumInAIrE DESIGn
•  The luminaire shall be a a decoratively styled fixture 
provided with a classically Victorian styled globe (white
polycarbonate or acrylic) and a decorative, cast aluminum
fitter.
•  The luminaire shall have an LED Illuminating Tube 
(LIT) light source.

•  The LIT module shall be an IP65 water-tight, dust-tight
assembly for years of maintenance free operation.
•  The luminaire shall be supplied with line-ground, line-
neutral and neutral-ground electrical surge protection in
accordance with IEEE/ANSI C62.41.2 guidelines.
•  The luminaire shall be U.L. or E.T.L. listed in the U.S.
and Canada.

POST FITTEr
•  The fitter shall be heavy wall cast aluminum for high tensile
strength.
•  When ordered with a Sternberg pole, the fitter shall be welded to the pole top or tenon to
ensure safety and to ensure the luminaire will remain plumb and level over the luminaire
life.
•  The fitter shall have an inside diameter opening to accept a 3" diameter pole or tenon.

DrIVEr
•  On singles fixtures, the LED driver shall be securely mounted inside the fitter, for opti-
mized performance and longevity.
•  On multiple fixtures, the LED driver shall be remote mounted. The driver can be in the
arm, pole or base mounted depending on the selected options.
•  The LED driver shall be supplied with a quick-disconnect electrical connector on the
power supply, providing easy power connections and fixture installation.

LIGHT SOurCES / LIT mODuLE
• The luminaire shall use high output, high brightness LEDs.
• The LEDs shall be mounted in arrays, on printed circuit boards designed to maximize 
heat transfer to the heat sink surface.
• The LEDs shall be attached to the printed circuit board with not less than 90% pure 
silver to insure optimal electrical and thermal conductivity.
• The LEDs and printed circuit boards shall be protected from moisture and corrosion by
a conformal coating of 1 to 3 mils.
• The LEDs and printed circuit board construction shall be environmentally friendly 
and 100% recyclable.  They shall not contain lead, mercury or any other hazardous sub-
stances and shall be RoHS compliant.
• The LED life rating data shall be determined in accordance with IESNA  LM-80.

LIST NO.
G16 / G24 DF
LED GLOBE
SERIES

LED Globes
5-190A

1-14

(Continued on back page)

Rated IP65

EPA = 0.98 (ft2)
WEIGHT = 6.5 LBS

White
Polycarbonate 
or Acrylic 
Globe

Photocell
(Optional)

Cast Aluminum
508 Fitter
(Other Styles
Available)

G18/508P
  

  

S I T E  L I G H T I N G  P L A N
N
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Code Section Departure Request Rationale for Departure Request

23.54.035.C.1

Loading Berth Width and Clearance

Loading berths are required to have a vertical clearance of 14’

The project intends for two of the required loading berths to be located in the below grade 
garage. These berths will not achieve a 14’ vertical clearance.

Locating additional loading berths on 11th Avenue would strongly degrade the streetscape and conflict with many design 
guidelines. To avoid this, the project accommodates part of the required loading below grade. Providing a 14’ vertical 
clearance to these berths would require an extreme amount of excavation. A 14’ vertical clearance is not necessary to 
accommodate the types of loading that will occur in these berths.

23.73.014.B.3

Additional Height Above a Character Structure

A departure is required to use the 10’ of additional height allowed above a character structure 
within the Pike/Pine Overlay for a nonresidential use. 

The project proposes to use the extra 10’ for office space.

The zoning code states that the decision to allow a departure should be based on a judgment 
that the project has achieved one of several goals, including maintaining greater portions of 
existing character structures through design treatments that exceed the minimum standards 
of subsection 23.73.015.A.

The proposed project does not only preserve the street facing facade and ground level floor to ceiling height as required 
in subsection 23.73.015.A, but also preserves portions of the original side and rear walls and substantial interior elements.

In addition to satisfying the stated criteria for this departure, the preservation of historic elements beyond what is required 
by zoning will allow the project to respond strongly to CS3.B.2. Historical /Cultural References and DC2.II. Integration of 
Character Structures.

23.54.030.G.2

Sight Triangles

Sight triangles are required on the exit side for driveways more than 22 feet wide.

 

The project proposes to use mirrors and/or visible and audible alarms to maintain pedestrian 
safety in lieu of sight triangles.

Meeting this requirement would substantially widen the garage entries on 11th Avenue, conflicting with goals to create a 
pedestrian friendly streetscape, conflicting with DC1.I. Location of Parking and  PL3.II. Human Scale.

A N T I C I P A T E D  D E P A R T U R E S
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P R O P O S E D  P A R K I N G  L E V E L  P L A N  S H O W I N G  L O C A T I O N 
O F  L O A D I N G  B E R T H S

SECTION AT RIGHT

PA
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 F
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H
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EL
EV

A
TO

R

S E C T I O N  -  P R O P O S E D  V E R T I C A L  C L E A R A N C E  A T 
L O A D I N G  B E R T H S

L O A D I N G  B E R T H  W I D T H  A N D  C L E A R A N C E

Z O N I N G  R E Q U I R E M E N T S
Loading berths are required to have a vertical clearance 
of 14 feet. (SMC 23.54.035.C.1.)

The project proposes to place two of the three required 
loading berths in the below grade garage. These berths 
will have a vertical clearance of less than 14 feet.

The minimum clear height on the path to the loading 
berths in the garage is 8’ - 2”, the minimum clearance for 
ADA vans. This height will allow most vans and pickup 
style trucks to use the designated loading stalls.

W H Y  T H I S  D E P A R T U R E  B E T T E R  M E E T S  D E S I G N 
G U I D E L I N E S
Locating all required loading berths on 11th avenue would 
strongly degrade the streetscape and reduce pedestrian 
friendliness, conflicting with design guidelines PL1-B-2 
Pedstrian Volumes, DC1-B-1 Access Location and Design, 
DC1-C-4 Service Uses, and DC1-C-1 Below-Grade Parking. 

To avoid these negative impacts, the project proposes 
to accomodate two of the three required loading berths 
below grade. Providing a 14 foot vertical clearance to 
these berths would require an unnecessary increase 
in the quantity of excavation and would increase the 
length of the garage entry ramp, reducing usable square 
footage. A 14 foot vertical clearance is not necessary 
to accommodate the types of loading that will occur in 
these berths.

Note that the loading configuration presented at DRB 
has been reviewed by city transportation staff, who have 
concluded that the proposal is acceptable. 

Loading berths in the below grade garage are located 
where the largest possible clearances are available.

DEPARTURE 2:

CODE SECTION:
23.54.030.G.2.
SIGHT TRIANGLES

DEPARTURE REQUEST:
SIGHT TRIANGLES ARE REQUIRED ON BOTH SIDES OF A DRIVEWAY LESS THAN
22 FEET WIDE.

THE PROJECT PROPOSES TO USE MIRRORS AND/OR VISIBLE AND AUDIBLE
ALARMS TO MAINTAIN PEDESTRIAN SAFETY IN LIEU OF SIGHT TRIANGLES.

RATIONALE FOR DEPARTURE REQUEST:
PROVIDING THE REQUIRED SIGHT TRIANGLES WOULD CONFLICT WITH GOALS
TO CREATE A PEDESTRIAN FRIENDLY STREETSCAPE CONTAINED IN DESIGN
GUIDELINE DC1.I. LOCATION OF PARKING AND PL3.II. HUMAN SCALE
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DEPARTURE 3:

CODE SECTION:
23.54.035.C.1.
LOADING BERTH WIDTH AND CLEARANCE

DEPARTURE REQUEST:
LOADING BERTHS ARE REQUIRED TO HAVE A VERTICAL CLEARANCE OF 14 FEET.

THE PROJECT PROPOSES TO PLACE TWO OF THE REQUIRED LOADING BERTHS IN
THE BELOW GRADE GARAGE. THESE BERTHS WILL HAVE A VERTICAL CLEARANCE OF
LESS THAN 14 FEET.

RATIONALE FOR DEPARTURE REQUEST:
LOCATING ADDITIONAL LOADING BERTHS ON 11TH AVENUE WOULD STRONGLY
DEGRADE THE STREETSCAPE AND CONFLICT WITH MANY DESIGN GUIDELINES. TO
AVOID THIS, THE PROJECT ACCOMMODATES TWO OF THE THREE REQUIRED
LOADING BERTHS BELOW GRADE. PROVIDING A 14 FOOT VERTICAL CLEARANCE TO
THESE BERTHS WOULD REQUIRE AN UNNECESSARY INCREASE IN THE QUANTITY OF
EXCAVATION AND WOULD INCREASE THE LENGTH OF THE GARAGE ENTRY RAMP,
REDUCING USABLE SQUARE FOOTAGE. A 14 FOOT VERTICAL CLEARANCE IS NOT
NECESSARY TO ACCOMMODATE THE TYPES OF LOADING THAT WILL OCCUR IN
THESE BERTHS.

PROPOSED LOCATION OF 10' X 25'
LOADING AREAS
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DEPARTURE 4:

CODE SECTION:
23.73.014.B.3
ADDITIONAL HEIGHT ABOVE A CHARACTER STRUCTURE

DEPARTURE REQUEST:
A DEPARTURE IS REQUIRED TO USE THE 10 FEET OF ADDITIONAL HEIGHT
ALLOWED ABOVE A CHARACTER STRUCTUREW ITHIN THE PIKE/PINE OVERLAY
FOR A NONRESIDENTIAL USE.

THE PROJECT PROPOSES TO USE THE EXTRA 10 FEET FOR OFFICE SPACE, A
NONRESIDENTIAL USE.

THE ZONING CODE STATES THAT THE DECISION TO ALLOW A DEPARTURE
SHOULD BE BASED ON A JUDGEMENT THAT THE PROJECT HAS ACHIEVED ONE
OF SEVERAL GOALS, ONE OF QHICH IS MAINTAINING GREATER PORTIONS OF
EXISTING CHARACTER STRUCTURES THROUGH DESIGN TREATMENTS THAT
EXCEED THE MINIMUM STANDARDS OF SUBSECTION 23.73.015.A.

RATIONALE FOR DEPARTURE REQUEST:
THE PROPOSED PROJECT DOES NOT ONLY PRESERVE THE STREET FACING
FACADE AND GROUND LEVEL FLOOR TO CEILING HEIGHT AS REQUIRED IN
SUBSECTION 23.73.015.A, BUT ALSO PRESERVES PORTIONS OF THE ORIGINAL
SIDE AND REAR WALLS AND SUBSTANTIAL INTERIOR ELEMENTS. THUS, THE
PROJECT SATISFIES THE STATED CRITERIA FOR DEPARTURE APPROVAL.

IN ADDITION TO SATISFYING THE STATED CRITERIA FOR THIS DEPARTURE, THE
PRESERVATION OF HISTORIC ELEMENTS BEYOND WHAT IS REQUIRED BY
ZONING WILL ALLOW THE PROJECT TO RESPOND STRONGLY TO CS3.B.2.
HISTORICAL/CULTURAL REFERENCES AND DC2.II. INTEGRATION OF CHARACTER
STRUCTURES.
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ZONING DEPARTURE
DIAGRAMS

 1" = 1'-0"

DEPARTURE #1

G1.08   |    1/16" = 1'-0"

GARAGE AREA PLAN WITH COMPLIANT SIGHT TRIANGLES

 1" = 1'-0"

DEPARTURE #2
G1.08   |    1/16" = 1'-0"

PROPOSED LEVEL P1 PLANG1.08   |    1/8" = 1'-0"

BELOW GRADE LOADING SECTION

 1" = 1'-0"

DEPARTURE #3

G1.08   |    1/8" = 1'-0"

PRESERVATION SECTION

REVISION DATE REASON FOR ISSUE
1 10/20/2016 MUP Corrections #1

G1.08   |    1/16" = 1'-0"

GARAGE AREA PLAN WITH DEPARTURE #1

DEPARTURE 2:

CODE SECTION:
23.54.030.G.2.
SIGHT TRIANGLES

DEPARTURE REQUEST:
SIGHT TRIANGLES ARE REQUIRED ON BOTH SIDES OF A DRIVEWAY LESS THAN
22 FEET WIDE.

THE PROJECT PROPOSES TO USE MIRRORS AND/OR VISIBLE AND AUDIBLE
ALARMS TO MAINTAIN PEDESTRIAN SAFETY IN LIEU OF SIGHT TRIANGLES.

RATIONALE FOR DEPARTURE REQUEST:
PROVIDING THE REQUIRED SIGHT TRIANGLES WOULD CONFLICT WITH GOALS
TO CREATE A PEDESTRIAN FRIENDLY STREETSCAPE CONTAINED IN DESIGN
GUIDELINE DC1.I. LOCATION OF PARKING AND PL3.II. HUMAN SCALE
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DEPARTURE 3:

CODE SECTION:
23.54.035.C.1.
LOADING BERTH WIDTH AND CLEARANCE

DEPARTURE REQUEST:
LOADING BERTHS ARE REQUIRED TO HAVE A VERTICAL CLEARANCE OF 14 FEET.

THE PROJECT PROPOSES TO PLACE TWO OF THE REQUIRED LOADING BERTHS IN
THE BELOW GRADE GARAGE. THESE BERTHS WILL HAVE A VERTICAL CLEARANCE OF
LESS THAN 14 FEET.

RATIONALE FOR DEPARTURE REQUEST:
LOCATING ADDITIONAL LOADING BERTHS ON 11TH AVENUE WOULD STRONGLY
DEGRADE THE STREETSCAPE AND CONFLICT WITH MANY DESIGN GUIDELINES. TO
AVOID THIS, THE PROJECT ACCOMMODATES TWO OF THE THREE REQUIRED
LOADING BERTHS BELOW GRADE. PROVIDING A 14 FOOT VERTICAL CLEARANCE TO
THESE BERTHS WOULD REQUIRE AN UNNECESSARY INCREASE IN THE QUANTITY OF
EXCAVATION AND WOULD INCREASE THE LENGTH OF THE GARAGE ENTRY RAMP,
REDUCING USABLE SQUARE FOOTAGE. A 14 FOOT VERTICAL CLEARANCE IS NOT
NECESSARY TO ACCOMMODATE THE TYPES OF LOADING THAT WILL OCCUR IN
THESE BERTHS.

PROPOSED LOCATION OF 10' X 25'
LOADING AREAS
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DEPARTURE 4:

CODE SECTION:
23.73.014.B.3
ADDITIONAL HEIGHT ABOVE A CHARACTER STRUCTURE

DEPARTURE REQUEST:
A DEPARTURE IS REQUIRED TO USE THE 10 FEET OF ADDITIONAL HEIGHT
ALLOWED ABOVE A CHARACTER STRUCTUREW ITHIN THE PIKE/PINE OVERLAY
FOR A NONRESIDENTIAL USE.

THE PROJECT PROPOSES TO USE THE EXTRA 10 FEET FOR OFFICE SPACE, A
NONRESIDENTIAL USE.

THE ZONING CODE STATES THAT THE DECISION TO ALLOW A DEPARTURE
SHOULD BE BASED ON A JUDGEMENT THAT THE PROJECT HAS ACHIEVED ONE
OF SEVERAL GOALS, ONE OF QHICH IS MAINTAINING GREATER PORTIONS OF
EXISTING CHARACTER STRUCTURES THROUGH DESIGN TREATMENTS THAT
EXCEED THE MINIMUM STANDARDS OF SUBSECTION 23.73.015.A.

RATIONALE FOR DEPARTURE REQUEST:
THE PROPOSED PROJECT DOES NOT ONLY PRESERVE THE STREET FACING
FACADE AND GROUND LEVEL FLOOR TO CEILING HEIGHT AS REQUIRED IN
SUBSECTION 23.73.015.A, BUT ALSO PRESERVES PORTIONS OF THE ORIGINAL
SIDE AND REAR WALLS AND SUBSTANTIAL INTERIOR ELEMENTS. THUS, THE
PROJECT SATISFIES THE STATED CRITERIA FOR DEPARTURE APPROVAL.

IN ADDITION TO SATISFYING THE STATED CRITERIA FOR THIS DEPARTURE, THE
PRESERVATION OF HISTORIC ELEMENTS BEYOND WHAT IS REQUIRED BY
ZONING WILL ALLOW THE PROJECT TO RESPOND STRONGLY TO CS3.B.2.
HISTORICAL/CULTURAL REFERENCES AND DC2.II. INTEGRATION OF CHARACTER
STRUCTURES.
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DIAGRAMS

 1" = 1'-0"

DEPARTURE #1

G1.08   |    1/16" = 1'-0"

GARAGE AREA PLAN WITH COMPLIANT SIGHT TRIANGLES

 1" = 1'-0"

DEPARTURE #2
G1.08   |    1/16" = 1'-0"

PROPOSED LEVEL P1 PLANG1.08   |    1/8" = 1'-0"

BELOW GRADE LOADING SECTION

 1" = 1'-0"

DEPARTURE #3

G1.08   |    1/8" = 1'-0"

PRESERVATION SECTION

REVISION DATE REASON FOR ISSUE
1 10/20/2016 MUP Corrections #1
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R E C O M M E N D A T I O N  /  1 / 2 5 / 2 0 1 7

D E PA R T U R E S

A D D I T I O N A L  H E I G H T  A B O V E  A 
C H A R A C T E R  S T R U C T U R E

E A S T / W E S T  S E C T I O N
1/8" = 1'-0"

EXISTING ELEMENT TO REMAIN

EXISTING ELEMENT TO BE REMOVED

PROPOSED NEW ELEMENT

Z O N I N G  R E Q U I R E M E N T S
A departure is required to use the 10’ of additional height allowed 
above a character structure within the Pike/Pine Overlay for a 
nonresidential use. 

The zoning code states that the decision to allow a departure should 
be based on a judgment that the project has achieved one of several 
alternate goals, including maintaining greater portions of existing 
character structures through design treatments that exceed the 
minimum standards of subsection 23.73.015.A.

(SMC 23.73.014.B.3.)

The project proposes to use the addition 10’ of height allowed under 
the Pike/Pine overlay for nonresidential use.

W H Y  T H I S  D E P A R T U R E  B E T T E R  M E E T S  D E S I G N  G U I D E L I N E S
The minimum standards of 23.73.015A are as follows:

• All street-facing facades must be maintained

• New structures over character structure be set 15’ back from the 
facade of the character structure.

• The original floor to ceiling height of the street-level story of the 
character structure must be maintained except for accessibility 
accommodations. 

The proposed project does not only comply with the above 
requirements but also preserves portions of the original side and rear 
walls and substantial interior elements.

In addition to satisfying the stated criteria for this departure, the 
preservation of these elements beyond what is required by zoning 
will allow the project to respond strongly to CS3..B.2 Historical /
Cultural References and DC2.II. Integration of Character Structures.

Note that neighborhood groups such as the Pike Pine Urban 
Neighborhood Council have expressed support for additional office 
space in the neighborhood, counterbalancing the strong trend 
towards residential development in recent years.
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6 0 L E G A C Y  C A P I T o L  H I L L  /  P R O J E C T  # 3 0 2 3 2 2 6
R E C O M M E N D A T I O N  /  1 / 2 5 / 2 0 1 7

D E PA R T U R E S

C O D E  C O M P L I A N T  G A R A G E  E N T R Y

S E A T T L E  P O L I C E  D E P A R T M E N T
USE OF MIRRORS

T R A C E  N O R T H
NO EXIT SIDE SIGHT TRIANGLE OR MIRRORS

P R O P O S E D  G A R A G E  E N T R Y

S I G H T  T R I A N G L E S

Z O N I N G  R E Q U I R E M E N T S
For two-way driveways or easements less than 22’ wide,V a sight 
triangle on the side of the driveway used as an exit shall be provided, 
and shall be kept clear of any obstruction for a distance of 10’ 
from the intersection of the driveway or easement with a driveway, 
easement, sidewalk, or curb intersection if there is no sidewalk. (SMC 
23.54.030)

The proposed design does not include compliant site triangles.

W H Y  T H I S  D E P A R T U R E  B E T T E R  M E E T S  D E S I G N  G U I D E L I N E S
11th Avenue is a principal pedestrian street and is focused on 
providing a pedestrian-friendly environment. The proposed design 
puts the street level pedestrian development standards and 
character structure response first. 

Introducing a required sight triangle would increase the total width 
of the auto dominated portion of the east facing facade by 10’, 
increasing the impact of automobiles on the pedestrian environment, 
conflicting with DC1.I. Location of Parking. This would also reduce 
street transparency, conflicting with DC2.I. Height, Bulk, and Scale 
Compatibility and Proportions.

Sight triangles are not always implemented, as demonstrated by the 
images of other projects on this page which have not provided sight 
triangles. 

The project will use mirrors to maintain pedestrian safety in lieu of 
sight triangles.

N E I G H B O R H O O D  P R E C E D E N T S
DEPARTURE 2:

CODE SECTION:
23.54.030.G.2.
SIGHT TRIANGLES

DEPARTURE REQUEST:
SIGHT TRIANGLES ARE REQUIRED ON BOTH SIDES OF A DRIVEWAY LESS THAN
22 FEET WIDE.

THE PROJECT PROPOSES TO USE MIRRORS AND/OR VISIBLE AND AUDIBLE
ALARMS TO MAINTAIN PEDESTRIAN SAFETY IN LIEU OF SIGHT TRIANGLES.

RATIONALE FOR DEPARTURE REQUEST:
PROVIDING THE REQUIRED SIGHT TRIANGLES WOULD CONFLICT WITH GOALS
TO CREATE A PEDESTRIAN FRIENDLY STREETSCAPE CONTAINED IN DESIGN
GUIDELINE DC1.I. LOCATION OF PARKING AND PL3.II. HUMAN SCALE
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DEPARTURE 3:

CODE SECTION:
23.54.035.C.1.
LOADING BERTH WIDTH AND CLEARANCE

DEPARTURE REQUEST:
LOADING BERTHS ARE REQUIRED TO HAVE A VERTICAL CLEARANCE OF 14 FEET.

THE PROJECT PROPOSES TO PLACE TWO OF THE REQUIRED LOADING BERTHS IN
THE BELOW GRADE GARAGE. THESE BERTHS WILL HAVE A VERTICAL CLEARANCE OF
LESS THAN 14 FEET.

RATIONALE FOR DEPARTURE REQUEST:
LOCATING ADDITIONAL LOADING BERTHS ON 11TH AVENUE WOULD STRONGLY
DEGRADE THE STREETSCAPE AND CONFLICT WITH MANY DESIGN GUIDELINES. TO
AVOID THIS, THE PROJECT ACCOMMODATES TWO OF THE THREE REQUIRED
LOADING BERTHS BELOW GRADE. PROVIDING A 14 FOOT VERTICAL CLEARANCE TO
THESE BERTHS WOULD REQUIRE AN UNNECESSARY INCREASE IN THE QUANTITY OF
EXCAVATION AND WOULD INCREASE THE LENGTH OF THE GARAGE ENTRY RAMP,
REDUCING USABLE SQUARE FOOTAGE. A 14 FOOT VERTICAL CLEARANCE IS NOT
NECESSARY TO ACCOMMODATE THE TYPES OF LOADING THAT WILL OCCUR IN
THESE BERTHS.

PROPOSED LOCATION OF 10' X 25'
LOADING AREAS
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DEPARTURE 4:

CODE SECTION:
23.73.014.B.3
ADDITIONAL HEIGHT ABOVE A CHARACTER STRUCTURE

DEPARTURE REQUEST:
A DEPARTURE IS REQUIRED TO USE THE 10 FEET OF ADDITIONAL HEIGHT
ALLOWED ABOVE A CHARACTER STRUCTUREW ITHIN THE PIKE/PINE OVERLAY
FOR A NONRESIDENTIAL USE.

THE PROJECT PROPOSES TO USE THE EXTRA 10 FEET FOR OFFICE SPACE, A
NONRESIDENTIAL USE.

THE ZONING CODE STATES THAT THE DECISION TO ALLOW A DEPARTURE
SHOULD BE BASED ON A JUDGEMENT THAT THE PROJECT HAS ACHIEVED ONE
OF SEVERAL GOALS, ONE OF QHICH IS MAINTAINING GREATER PORTIONS OF
EXISTING CHARACTER STRUCTURES THROUGH DESIGN TREATMENTS THAT
EXCEED THE MINIMUM STANDARDS OF SUBSECTION 23.73.015.A.

RATIONALE FOR DEPARTURE REQUEST:
THE PROPOSED PROJECT DOES NOT ONLY PRESERVE THE STREET FACING
FACADE AND GROUND LEVEL FLOOR TO CEILING HEIGHT AS REQUIRED IN
SUBSECTION 23.73.015.A, BUT ALSO PRESERVES PORTIONS OF THE ORIGINAL
SIDE AND REAR WALLS AND SUBSTANTIAL INTERIOR ELEMENTS. THUS, THE
PROJECT SATISFIES THE STATED CRITERIA FOR DEPARTURE APPROVAL.

IN ADDITION TO SATISFYING THE STATED CRITERIA FOR THIS DEPARTURE, THE
PRESERVATION OF HISTORIC ELEMENTS BEYOND WHAT IS REQUIRED BY
ZONING WILL ALLOW THE PROJECT TO RESPOND STRONGLY TO CS3.B.2.
HISTORICAL/CULTURAL REFERENCES AND DC2.II. INTEGRATION OF CHARACTER
STRUCTURES.
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DEPARTURE 2:

CODE SECTION:
23.54.030.G.2.
SIGHT TRIANGLES

DEPARTURE REQUEST:
SIGHT TRIANGLES ARE REQUIRED ON BOTH SIDES OF A DRIVEWAY LESS THAN
22 FEET WIDE.

THE PROJECT PROPOSES TO USE MIRRORS AND/OR VISIBLE AND AUDIBLE
ALARMS TO MAINTAIN PEDESTRIAN SAFETY IN LIEU OF SIGHT TRIANGLES.

RATIONALE FOR DEPARTURE REQUEST:
PROVIDING THE REQUIRED SIGHT TRIANGLES WOULD CONFLICT WITH GOALS
TO CREATE A PEDESTRIAN FRIENDLY STREETSCAPE CONTAINED IN DESIGN
GUIDELINE DC1.I. LOCATION OF PARKING AND PL3.II. HUMAN SCALE
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DEPARTURE 3:

CODE SECTION:
23.54.035.C.1.
LOADING BERTH WIDTH AND CLEARANCE

DEPARTURE REQUEST:
LOADING BERTHS ARE REQUIRED TO HAVE A VERTICAL CLEARANCE OF 14 FEET.

THE PROJECT PROPOSES TO PLACE TWO OF THE REQUIRED LOADING BERTHS IN
THE BELOW GRADE GARAGE. THESE BERTHS WILL HAVE A VERTICAL CLEARANCE OF
LESS THAN 14 FEET.

RATIONALE FOR DEPARTURE REQUEST:
LOCATING ADDITIONAL LOADING BERTHS ON 11TH AVENUE WOULD STRONGLY
DEGRADE THE STREETSCAPE AND CONFLICT WITH MANY DESIGN GUIDELINES. TO
AVOID THIS, THE PROJECT ACCOMMODATES TWO OF THE THREE REQUIRED
LOADING BERTHS BELOW GRADE. PROVIDING A 14 FOOT VERTICAL CLEARANCE TO
THESE BERTHS WOULD REQUIRE AN UNNECESSARY INCREASE IN THE QUANTITY OF
EXCAVATION AND WOULD INCREASE THE LENGTH OF THE GARAGE ENTRY RAMP,
REDUCING USABLE SQUARE FOOTAGE. A 14 FOOT VERTICAL CLEARANCE IS NOT
NECESSARY TO ACCOMMODATE THE TYPES OF LOADING THAT WILL OCCUR IN
THESE BERTHS.

PROPOSED LOCATION OF 10' X 25'
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DEPARTURE 4:

CODE SECTION:
23.73.014.B.3
ADDITIONAL HEIGHT ABOVE A CHARACTER STRUCTURE

DEPARTURE REQUEST:
A DEPARTURE IS REQUIRED TO USE THE 10 FEET OF ADDITIONAL HEIGHT
ALLOWED ABOVE A CHARACTER STRUCTUREW ITHIN THE PIKE/PINE OVERLAY
FOR A NONRESIDENTIAL USE.

THE PROJECT PROPOSES TO USE THE EXTRA 10 FEET FOR OFFICE SPACE, A
NONRESIDENTIAL USE.

THE ZONING CODE STATES THAT THE DECISION TO ALLOW A DEPARTURE
SHOULD BE BASED ON A JUDGEMENT THAT THE PROJECT HAS ACHIEVED ONE
OF SEVERAL GOALS, ONE OF QHICH IS MAINTAINING GREATER PORTIONS OF
EXISTING CHARACTER STRUCTURES THROUGH DESIGN TREATMENTS THAT
EXCEED THE MINIMUM STANDARDS OF SUBSECTION 23.73.015.A.

RATIONALE FOR DEPARTURE REQUEST:
THE PROPOSED PROJECT DOES NOT ONLY PRESERVE THE STREET FACING
FACADE AND GROUND LEVEL FLOOR TO CEILING HEIGHT AS REQUIRED IN
SUBSECTION 23.73.015.A, BUT ALSO PRESERVES PORTIONS OF THE ORIGINAL
SIDE AND REAR WALLS AND SUBSTANTIAL INTERIOR ELEMENTS. THUS, THE
PROJECT SATISFIES THE STATED CRITERIA FOR DEPARTURE APPROVAL.

IN ADDITION TO SATISFYING THE STATED CRITERIA FOR THIS DEPARTURE, THE
PRESERVATION OF HISTORIC ELEMENTS BEYOND WHAT IS REQUIRED BY
ZONING WILL ALLOW THE PROJECT TO RESPOND STRONGLY TO CS3.B.2.
HISTORICAL/CULTURAL REFERENCES AND DC2.II. INTEGRATION OF CHARACTER
STRUCTURES.
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Fig. 36 – The subject building in 1937. (Tax assessor photo) 

 

 
Fig. 37 – East elevation in 2011, before replacement of second-floor windows. (Tax assessor photo) 
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